
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________
for November 26, 2003 PLANNING COMMISSION MEETING

P.A.S.: Special Permit #1598A, Northern Lights Community unit Plan

PROPOSAL: To amend the community unit plan to change the approved
multiple-family units to townhouse units.

LOCATION: Generally located at N. 84th and Holdrege Streets.

WAIVER REQUEST:
Eliminate the preliminary plat process
Drive platform standards
Increase lot depth to width ratio
Reduce front yard setback from 20' to 5' as shown
Increase block length
Turnaround radius of N. 81st Court, N. 81st Place and N. 82nd Place.
Landscape screening

LAND AREA: Approximately 21.41 acres.

CONCLUSION: In conformance with the Comprehensive Plan and the Zoning and
Subdivision Ordinances.

RECOMMENDATION:  Conditional Approval
Eliminate the preliminary plat process Approval
Drive platform standards Denial
Increase lot depth to width Approval
Reduce front yard setback from 20' to 5' as shown Approval
Block length Approval
Turnaround radius of N. 81st Court, N. 81st Place and N. 82nd Place Approval
Landscape screening  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lots 1-3, Northern Lights 2nd Addition, located in the

EXISTING ZONING: R-5, Residential

EXISTING LAND USE:  Undeveloped
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SURROUNDING LAND USE AND ZONING:  

North: Open space P, Public
South: Commercial, undeveloped B-2, Planned Neighborhood Business
East:  Commercial, office, undeveloped B-2, O-3, Office Park
West: Residential, open space P, R-3, Residential

HISTORY:  On December 2, 1996 City Council approved Special Permit #1598 for 360
dwelling units and Change of Zone #2943 from AG to R-5, Preliminary Plat #95022;
Annexation #95005, and Comprehensive Plan Amendment #94-04.

This area was zoned AA, Rural and Public Use until it was updated to AG, Agriculture in 1979

COMPREHENSIVE PLAN SPECIFICATIONS: This area is shown as Urban Residential in
the Comprehensive Plan (F-25).

Overall Guiding Principles indicates:
Affordable housing should be distributed throughout the region to be near job opportunities and to provide
housing choices within every neighborhood. Preserve existing affordable housing and promote the creation
of new affordable housing throughout the community.  (F-65)

Guiding Principles for New Neighborhoods indicates:
Multi-family and elderly housing nearest to commercial area. (F-67)

Maximize the community’s present infrastructure investment by planning for residential and
commercial development in areas with available capacity. This can be accomplished in many
ways including encouraging appropriate new development on unused land in older neighborhoods,
and encouraging a greater amount of commercial space per acre and more dwelling units
per acre in new neighborhoods.  (F-17)

Natural and environmentally sensitive areas should be preserved within neighborhoods.  (F-17)

Encourage different housing types and choices, including affordable housing, throughout each neighborhood
for an increasingly diverse population. (F-18)

Connected green space; encourage linear connected green spaces as much as possible. (F-20)

The Trails and Bicycles Facilities Plan indicates this area for the preservation of a trail
ROW (F-95).

TRAFFIC ANALYSIS: Holdrege Street is classified as a urban major arterial.  Internal
roads are private roadways.  Northern Lights Drive is wider than a local street.
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ANALYSIS:
1. This is an application to revise an existing special permit for a community unit plan

to change approved multi-family dwelling units to town-home and duplex units.  The
previous permit was approved for 360 dwelling units, this application is for 156
dwelling units.  The applicant does not wish to reduce the number of dwelling units
already approved from 360.  The total allowed dwelling units shall remain at 360.

2. This request reduces overall density, which is encouraged in the Comprehensive
Plan.  However, it does provide a variety of housing choices in the area, which is
also encouraged in the Comprehensive Plan.  The proposed use does provide a
transition of uses to the commercial zoning.  There is existing single family to the
west and multifamily is provided to the east across 84th Street.

3. The lack of on street parking may be a problem.  The number of proposed
driveways will limit parking along the private roadways.   Planning staff
recommends some parking pockets be provided south of Northern Lights Drive.  A
limited number of off street stalls were provided north of Northern Lights Drive, but a
significant number of dwelling units south of Northern Lights Drive will need to have
some additional off street parking.  Additional off street parking stalls may reduce
the number of lots.  The Public Works and Utilities Department indicates that
additional parking should be provided for the same reasons as indicated above.

4. The Public Works and Utilities Department indicated that the request to waive the
platform length for Addison Lane is not acceptable and they request revisions to
this street platform.  Their comments are attached.

5. Public Works and Utilities Department indicates that some of the proposed lots that
take access to Northern Lights Drive that will be across from the commercial
development on the south side of Northern Lights Drive.  Consideration should be
given to eliminating or reconfiguring these units.  Also, these units are located east
of the intersection of North Woods Drive and Northern Lights Drive.  A considerable
amount of commercial traffic will utilize this portion of Northern Lights Drive in front
of the proposed homes.

6. The Public Works and Utilities Department indicates that grades need to be
revised to meet existing grades, further explanation is in their attached report.

7. The Public Works and Utilities Department does not object to the waiver to reduce
the turnaround radius provided that the developer can demonstrate that the
turnaround will accommodate a standard AASHTO BUS design vehicle as per
design standards.  Other street revisions are required and indicated in the attached
memo.
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8. The requested front yard setback waivers are probably unnecessary because there
is an outlot between the lots and the street.  Planning staff has applied the same
principles to these situations because they have the same effect as if they were
abutting the street.   In this case the request to allow a front yard setback waiver is
reasonable.  

9. Street names must be adjusted.  N. 81st Street exists parallel to the proposed N.
81st Street.  The designation of “Place” is only used for dead end streets, Northern
Lights Place is not a dead end street, it is an intersection.  The street name
“Addison” is used in another part of Lincoln.

10. The landscape plan should show screening of off street parking stalls abutting the
residential lots.

11. At least one sidewalk should be extended from the end of N. 81st Court to Holdrege
Street.  Sidewalks must be shown along Holdrege Street.

12. Indicate existing trees, trees to remain and to be removed on the grading plan.  The
previously approved plan was required to minimize grading along the park in order
to protect the existing trees.  This must be confirmed with this plan.

13. The Parks and Recreation Department had several comments, which are indicated
in their attached memo.   Parks and Recreation Department requests to have a 20'
trail easement along the west portion of this property.  The Trails and Bicycles
Facilities Plan indicates this area for the preservation of trail ROW .

14. The Parks and Recreation Department requests a connection from this
development to the proposed trail ROW.

15. The Building and Safety Department of Fire Prevention and Life Safety Codes
indicated that some of the fire hydrants do not meet standards.  The site plan must
be revised to show fire hydrant spacing to meet standards.

16. Comments have not been received by the Lincoln Electric System, Building and
Safety, Lincoln Public Schools or US Post Office.  Additional revisions may be
requested.

17. Landscape screening is required around the perimeter of the entire CUP of 50%
from 6' - 15'.  The east portion of the site does not show screening.  There is a
steep grade differential to the east.  The Landscaping and Screening Design
Standards allows for grade differences to be counted toward screening, however,
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the grade difference must be on the lot of the project.  The request for a waiver is
acceptable to the Planning Department in this case provided that a note should be
added to the site plan indicating that should the grade be lowered to the east,
screening shall be provided by the developer.

CONDITIONS:

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department office and the plans are found to be acceptable, the
application will be scheduled on the City Council's agenda:

1.1 Revise the site plan to show:

1.1.1 Street name changes to the satisfaction of the Planning Department.

1.1.2 At least 17 (one per 4-plex unit south of Northern Lights Drive)
additional off street parking stalls south of Northern Lights Drive to the
satisfaction of the Planning Department.

1.1.3 Revise the numbering of the lot and block configuration so that
sections of townhouses have distinct block numbers.  

1.1.4 Revisions to the satisfaction of the Public Works & Utilities
Department. 

1.1.5 Extend one sidewalk from the end of N. 81st Court to sidewalks along
Holdrege Street.

1.1.6 Remove item #4 from the “Waivers” table.

1.1.7 Existing trees, trees to remain and to be removed on the grading
plan.

1.1.8 Trail easement to the satisfaction of the Parks and Recreation
Department. 

1.1.9 Fire hydrants on the site utility plan to the satisfaction of the Fire
Prevention and Life Safety Codes Department.
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1.1.10 Revisions to the satisfaction of L.E.S., L.P.S., U.S.P.S.,
Building and Safety Department or the Fire Department, if
necessary.  

1.2  Revise the landscape plan to show:

1.2.1 Screening of parking stalls to meet Design Standards Chapter 3.5.

1.2.2 Street trees along Holdrege Street and Northwoods Drive. 

1.2.3 Trail to the satisfaction of the Parks and Recreation Department. 

1.2.4 Recreation facilities to the satisfaction of the Parks and Recreation
Department. 

1.2.5 A note indicating that in the event the grade is decreased on the
property to the east, in the location of the landscaping waiver that
screening will be provided to meet City of Lincoln Design Standards. 

2. This approval permits 360 dwelling units, 156 shown on the site plan with 204
unassigned units, and variances to design standards for lot depth to width, block
length, landscape screening and front yard setbacks as shown on the site plan.

The waiver of the preliminary plat process shall only be effective for a period of ten
(10) years from the date of the city's approval, and shall be of no force or effect
thereafter. If any final plat on all or a portion of the approved community unit plan is
submitted five (5) years or more after the approval of the community unit plan, the
city may require that a new community unit plan be submitted, pursuant to all the
provisions of section 26.31.015. A new community unit plan may be required if the
subdivision ordinance, the design standards, or the required improvements have
been amended by the city; and as a result, the community unit plan as originally
approved does not comply with the amended rules and regulations.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan
including 7 copies and the plans are acceptable.

3.2 The construction plans shall comply with the approved plans.
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3.3 Final Plats shall be approved by the City.

4. Final Plats will be approved by the Planning Director after:

4.1 The subdivider has completed or posted a surety to guarantee the
completion of the public streets, private roadway improvements, sidewalks,
sanitary sewer system, water system, drainage facilities, land preparation
and grading, sediment and erosions control measures, storm water
detention/retention facilities, drainageway improvements, street lights,
landscaping screens, street trees, temporary turnaround and barricades,
and street name signs.

4.2 Final Plats shall be approved by the Planning Director after the subdivider
has signed an agreement that binds the subdivider, its successors and
assigns:

4.2.1 To submit to the Director of Public Works a plan showing proposed
measures to control sedimentation and erosion and the proposed
method to temporarily stabilize all graded land for approval.

4.2.2 To complete the private improvements shown on the Community Unit
Plan.

4.2.3 To maintain the outlots and private improvements on a permanent
and continuous basis.  However, the subdivider may be relieved and
discharged of this maintenance obligation upon creating in writing a
permanent and continuous association of property owners who would
be responsible for said permanent and continuous maintenance.  The
subdivider shall not be relieved of such maintenance obligation until
the document or documents creating said property owners
association have been reviewed and approved by the City Attorney
and filed of record with the Register of Deeds.

4.2.4 To continuously and regularly maintain the street trees along the
private roadways and landscape screens.

4.2.5 To submit to the lot buyers and home builders a copy of the soil
analysis.

4.2.6 To pay all improvement costs.
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4.2.7 To comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

4.2.8 To protect the trees that are indicated to remain during construction
and development.

4.2.9 To properly and continuously maintain and supervise the private
facilities which have common use or benefit, and to recognize that
there may be additional maintenance issues or costs associated with
providing for the proper functioning of storm water detention/retention
facilities as they were designed and constructed within the
development, and that these are the responsibility of the land owner.

4.2.10 To relinquish the right of direct vehicular access to Holdrege Street
except as shown.

STANDARD CONDITIONS:

5. The following conditions are applicable to all requests:

5.1 Before occupying the dwelling units all development and construction shall
have been completed in compliance with the approved plans.

5.2 All privately-owned improvements shall be permanently maintained by the
owner or an appropriately established homeowners association approved
by the City Attorney.

5.3 The site plan accompanying this permit shall be the basis for all
interpretations of setbacks, yards, locations of buildings, location of parking
and circulation elements, and similar matters.

5.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.

5.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided,
however, said 30-day period may be extended up to six months by
administrative amendment.  The clerk shall file a copy of the resolution
approving the special permit and the letter of acceptance with the Register
of Deeds, filling fees therefor to be paid in advance by the applicant.
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6. The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all resolutions approving previous permits remain in
force unless specifically amended by this resolution.

Prepared by:

Becky Horner
Planner

DATE:  October 28, 2003

APPLICANT: Cameron Corporation
3900 Pine Lake Road #1
Lincoln, NE 68516
(402)730-8548

OWNER: Northern Lights L.L.C.
and Clayton K. Yeutter Trust
P.O. Box 22296
Lincoln, NE 68542

CONTACT: Brian D. Carstens and Associates
601 Old Cheney Road, Suite C
Lincoln, NE 68512
(402)434-2424
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Zoning:

Zoning Jurisdiction Lines

City Limit Jurisdiction

R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 
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